apera ped 2 
ieee re 
ree 


aly 
, 


Thane 


i 
Det ae a way Atay 
Nae ira ie 


Digitized by the Internet Archive 
in 2023 with funding from 
Boston Public Library 


https://archive.org/details/constitutionoffid0immo_0 


Be . cope : | 2. 
rebitereCongresevenuresand | Development Provesaister (ONS TT TUTION OF FICE PARK 
: Building Numbers Cue RE Seto WwW Ne YARD 
ae fs 105,108, 62, 96/79 A pis 


Additional Proposals for tsk 

Building Numbers 

150, 60, 58 

and Parcels 5,6,7 inthe, Ge 

= September 27, 1985 . eo © 

® bis ¥ 2 ‘ i \ , es digas 
: Lome fee aes Foi ane Hu Sete spa 
* gaat hex Nias 3 ; oh ty ® 3 15 e sth eet £ i ae vt igy é 
gs EN WO? Ap pe Bet cee te Oe tee WR Rae 
are bat ne aed a pete pea 4 P Says Wah eat gael ce 


Peres. ¢ ae iy Me Bard 


Constitution Office Park 
Charlestown Navy Yard 


Development Proposal For: Phase Two 
Buildings 105, 108, 62, & 96/79 


Additional Proposals For: Buildings 150, 60, & 58 
Parcels 5, 6, & 7 


Developer: Immobiliare-Congress Ventures 
c/o The Congress Group 
286 Congress Street 
Boston, Massachusetts, 02210 
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Architects /Planners TAC The Architects Collaborative, Inc. 
46 Brattle Street 
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Interest 


Section 1.0 


Letter of Interest 


September 27, 1985 


Stephen Coyle, Director 

Boston Redevelopment Authority 
City Hall - Room 933 

One City Hall Plaza 

Boston, Massachusetts 02201 


Dear Mr. Coyle: 


Immobiliare New England and The Congress Group, Inc. in joint venture respectfully 
submit the following development proposals in response to the Boston Redevelopment 
Authority's Request for Proposals on Buildings 62, 96/79, 105, and 108 in The 
Charlestown Navy Yard. 


Our interest in Buildings 62, 96/79, 105 and 108 in particular, and future 
development in the Navy Yard in general, is directly related to our existing on-site 
investments which currently total approximately $270 million in residential, marina, 
office, retail, and parking garage development. 


Over the past eight years we have demonstrated an on going commitment and the 
capability and financial strength to undertake the successful planning, financing, 
construction, and marketing of Shipyard Quarters and Constitution Office Park 
(Buildings 149 and 199) in The Navy Yard. We have worked closely with the BRA, the 
City of Boston, and other state and federal agencies to create a viable and extremely 
exciting redevelopment of this major urban waterfront landmark. 


We are dedicated to continuing this quality of development in a responsive and timely 
manner with respect to Buildings 62, 96/79, 105 and 108, and future development 
opportunities which become available in The Navy Yard. Towards that end, as part of 
our response to the current RFP, we are also presenting proposals for Buildings 58, 
60, and 150, and a larger plan for major commercial and institutional development on 
Parcels 5, 6 and 7 which includes approximately 960,000 square feet of Class A office 
and retail space, a 1,300-car parking garage, and a Botanical Garden complex for the 
City of Boston. 


co Immobiliare-Congress Ventures 
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The benefits of our combined development program include increased local employment, 
taxes, public amenities, and direct contributions to moderately-priced housing for 
the Charlestown community which could not be achieved through a less comprehensive 
development approach. 


Furthermore, we have a clear comprehension of the importance to the City of Boston 
that The Navy Yard be redeveloped in an expeditious time frame, and we share the 
BRA's enthusiasm of what The Navy Yard can become should we be given the opportunity 
of our investment in future development. 


We are specifically interested in all of these sites for the following reasons: 


1) to ensure timely redevelopment of the buildings which are adjacent to our $70 
million investment in Buildings 149 and 199 in order to positively affect the 


marketing of the 700,000 square feet of office/retail space coming on line in Fall 
1986. 


2) to support and expand Constitution Office Park by providing compatible office 
support uses in these buildings which are critical to the successful operation of a 
major office center. 


3) to coordinate pedestrian and vehicular access and circulation as it relates to 
Constitution Office Park, Shipyard Quarters, and the Boston Historical Park. 


4) to develop a coordinated site improvement and landscaping program which 
enhances the existing BRA public improvement program. 


5) and finally, to create the critical mass necessary to strengthen existing 
programs for retail development with a regional draw, interpretive museum uses 
related to the history of The Navy Yard and additional tourist attractions of 
national interest, and for future land and water mass transportation programs. 


GY Immobiliare-Congress Ventures 
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We look forward to an opportunity to continue our successful working relationship 
with the BRA and the City of Boston, and with the Charlestown community through the 
newly established Charlestown Planning Advisory Committee. 


Very truly yours, 


IMMOBILIARE-CONGRESS VENTURES 
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Edward F. Barry, Jr. 
The Congress Group, Inc. 
General Partner 
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Paul V.D. Davis 
Immobiliare New England 
General Partner 
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Section 2.0 


Developer: 


Immobiliare New England: 


Development Team 


Immobiliare New England and The Congress Group, Inc. have formed a joint venture to 
be known as IMMOBILIARE-CONGRESS VENTURES to undertake the proposed combined 
development of Buildings 62, 96/79, 105 and 108; Buildings 58, 60 and 150; and 
Parcels 5, 6 and 7 as described in this response document. 


Immobiliare New England, a Massachusetts joint venture, was formed to be designated 
Developer of the New Development Area of the Boston Naval Shipyard at Charlestown, 
Massachusetts under the terms of an Agreement with the Boston Redevelopment Authority 
dated December 7, 1978. 


Under this agreement, INE initially developed Building 42, Constitution Quarters, a 
367 unit market rental apartment complex. Completed in 1981, this property is owned 
by Building 42 Associates, an affiliate of INE. 


Other development projects completed by INE within The Charlestown Navy Yard include 
Shipyard Quarters Marina, Phases 1 and 2. Located at Piers 6 and 8, this marina 
complex provides complete marina facilities for approximately 370 vessels. The 
marina facilities are owned by Shipyard Quarters Marina Trust, of which INE is the 
sole beneficiary. 


INE and The Barkan Companies of Chestnut Hill formed Building 103 Associates to 
develop Building 103, The Anchorage Apartments. As general partners in Building 103 
Associates, INE and Barkan are currently completing construction on this project 
which will provide 112 units of elderly housing in The Navy Yard by early 1986. 


INE has also completed development of the Shipways Condominiums consisting of 48 
residential units, nine commercial units and a garage structure for 90 vehicles. 
Occupancy of the final phase of this development will take place in September 1985. 


INE is commencing construction on two additional residential developments in 1985, 
Constellation Wharf Condominiums at Pier 7 and Building 197. These projects will 
provide approximately 225 residential units and 300 enclosed parking spaces. Total 
cost of these two projects is approximately $45 million. 
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The Congress Group, Inc.: 


Architect: 


An established real estate development firm which has pioneered in the creative use 
of older commercial properties, The Congress Group is currently developing 
Constitution Office Park, a $70 million office/retail historic rehabilitation of 
approximately 700,000 square feet with a 1,388-car parking garage. Prior to its 
involvement in The Navy Yard, The Congress Group developed over 350,000 square feet 
of renovated space in The Russia Wharf Buildings, 110,000 square feet at 77 North 
Washington Street, and 30,000 square feet at 24 Newbury Street in the Back Bay. The 
Congress Group recently completed the 125,000 square foot rehabilitation and 300,000 
Square foot new construction of The Carter's Complex at Riverview in Kendall Square. 
Also in East Cambridge, adjacent to the Carter's Complex, on the site of the former 
Electronics Corporation of American (ECA) Building, The Congress Group is developing 
a new 600,000 square foot office complex to be known as One Memorial Drive. The 
total value of these developments is approximately $200 million. 


As a small and flexible organization, The Congress Group is able to implement 
decisions in a timely manner and innovative fashion. Projects to date - including 
the extremely successful Russia Wharf Building - have all met or exceeded initial 
financial projections. 


Completed projects are leased to major tenants which include leading financial, 
consulting, design and high technology firms. Continuing relationships with major 
financial institutions attest to the success of the group's development strategy. 


The Congress Group has successfully participated with government agencies at all 
levels. Together and separately its members have managed projects which involved 
National Register designation and historic certification, UDAG funding, IRB's, HUD 
Section 8 and 236 financing, special acts from the Massachusetts Legislature, and the 
public design review process. 


The members of The Congress Group have backgrounds which span the range of 
development tasks including financing, marketing, engineering, architecture and urban 
planning, construction, law, historic preservation, and property management. 


TAC, The Architects Collaborative, Inc. is a multi- disciplinary design firm of over 
250 architects, planners, interior designers, landscape architects, and support staff. 
During four decades of service, TAC has been widely recognized throughout the world 
for excellence in design. In 1964, TAC was awarded the Architectural Firm Award of 
the American Institute of Architects. In 1969, TAC had the honor of being selected 
by a committee of its professional peers to design the American Institute of 
Architects" headquarters in Washington, D.C. The firm has served over 500 

government, institutional, and private clients worldwide on projects representing the 
full spectrum of project types including office parks, college campuses, town 
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Consulting 
Engineers : 


Construction 
Manager: 


Legal: 


centers, and entire new communities. The firm's planning and development work is 


characterized by respect for the built environment and sensitivity to those who 
inhabit it. 


An expert team with the necessary skills and man-power is assembled for each project 


from among its professionals in planning, urban design, land planning and analysis, 
landscape architecture, architecture, interior architecture, and cost control. 


Weidlinger Associates will provide structural engineering services, and Cosentini 
Associates will provide mechanical and electrical engineering services. The soils 
consultants are Haley and Aldrich. 


Morse/Diesel, Inc. has been chosen as the Construction Manager. The firm brings to 
the project a dedicated team of knowledgeable professionals: managers, 
superintendents, engineers, estimators and accountants experienced in the 
complexities of construction, and in working effectively with the developer in The 
Navy Yard on Buildings 149 and 199. 


For more than half a century, Morse/Diesel has been one of the nation's leading 
companies in the construction management industry. The firm has been involved in the 
planning and construction of some of the nation's largest and most prestigious 
buildings including One Financial Center, the Copley Place Marriott, the Charles 
Street Jail, the Hines Auditorium expansion, and the new addition to the Ritz-Carlton 
Hotel in Boston; the Lincoln Center for the Performing Arts, the Helmsley Palace 
Hotel, and the historic rehabilitation of the New York Stock Exchange in Manhatten; 
the Sears Tower in Chicago; and the National Gallery of Art - East Wing in 
Washington, D.C. 


Their commitment to construction schedules and budgets has already been demonstrated 
by the stringent controls being applied to Buildings 149 and 199. 


Legal work will be provided by Goodwin, Proctor and Hoar. 


mater iG Goel ,vetead qsitu ,wetons 
Ja0> bre tudoeiofots Jorma? 47 


S Veldkeben ut toeoq-lG@ foo vl ihle 


Rs a iP > Ht 


pfeveb Sam galcants **enlt «fT < eo bttovenos wen avtiae Bre , eet ne> 
Yetytsleoee bow toenotives Thivd adi tot Jagesr Ye Savlaeesexado 


~8l vided! 


Yiasnsoen O07 dYiM easy Treqes nA 
fq at nlenoleaetorws wif ghoes #07 
vissrtiivs ,9wi9s bisve Og 85 eb 4 


eeniviese aniroer pe levwiouys a oh ivo7W [fiw eatatoorw 4 3 oh 
mea lv746 ghirvsecians issiviseis ine isSioanses shivoig Litw @eyatoose 
e*62chiIA tae yersh ote 67 ivan 
a? sit . Mom Tiero) aft en needs need oad 5 Al 
58265 5008 rats Sidmeghaiwony to gaad boda: 29 evi 
: Br Doon: ! 43 > ore q Jan: eo , STIATIVOS ’ 
Plevsel o)': Lissits g0i4icw 82 See -ROls sts a0 estices! 
VET Spe Fel east! ane 
Bliaa ont an i \sard ,@usdneS 8 all mig ‘ 
ged wat) sl ¥ 4 Ibeeeveren nolsvo73 w ita q t wetyeso > 
ay 2/8 Hus 7 eeRto 'oniszes it Ig 4866 lo soltoe073 Gao oe 718 
,2 sO. TIEN. Shalt too) ef? ,2e5g083 [eisncugltt 040 aolhytont agatiiftsa 
mae O29 fo Shoe % (t Gon ,eotanseges euiyvost ent oft ,f jesitic 
Semele! oid ,2o1A safetot+ad of) 26) getan wievell of {voit pl Lego 
a Sgradoed 4 > sz0Y wll. ors Yo nobsestiftdadiedy ol‘oj ath oda bow , fsseH 
mani foal ~ A to ytalfted [anoltet afd bus fogesty ieunt wast off 
Go ,7oigotit ene 
vinotle oteibud bas eefubedse getesvys een 69 Joe bemos sisi 
Vel Be i athite® os ballege gated aloziaeo gnenntyie sit ys 


tua bas roJ9074 .alwboos Yd aeblwosg of Die Ayow Senet 


Public 
Benefits 


Section 3.0 


Botanical Garden: 


Moderate Income Housing: 


Employment: 


j 
| Job Placement: 


Job Training: 


| 
| 
| 


Public Benefits 


The benefits Immobiliare-Congress Ventures offers to the City of Boston and the 
Charlestown community include: 


Immobiliare-Congress Ventures' proposal for a Botanical Garden for The City of Boston 
is conceived primarily as an educational and institutional use project with a major 
tourist orientation. Depending on the feasibility, interest, and cooperation of the 
horticultural community, private educational institutions, and the public education 
system, the Botanical Garden would be a most important educational, exhibit, and 
tourist attraction as well a major architectural landmark on Boston Harbor. Linkage 
funds would also be used in the operation of the Botanical Garden. 


Immobiliare-Congress Ventures is also proposing to rehabilitate a portion of Building 
58 - The Ropewalk into approximately 30 condominiums for sale to moderate income 
families. As far as allowed by Fair Housing requirements, these units would be 
guaranteed to Charlestown residents. These units would be designed as 1 and 2 
bedroom flats for sale at approximately $35,000 and $58,000 respectively. 

Approximate annual income required to purchase these homes will be between $14,000 
and $23,000. These income levels are achievable by the fact that the venture 


Lanvin to sell the units at direct cost less an additional cash subsidy exceeding 
300,000. 


Approximately 5,250 additional people would be employed in The Navy Yard by virtue of 
the combined redevelopment of Buildings 62, 96/79, 105, 108; 58, 60, 150; and Parcels 
5, 6 and 7. At least 25% of the new positions created would be guaranteed to City 
and neighborhood residents as part of cooperative City and private industry 
initiatives. New jobs would be primarily office related, with a number of retail and 
property management positions also contemplated. 


As part of the development program existing for Building 149, The Job Exchange, with 
support from the developer, will locate an office on-site to disseminate information 
on job offerings in the area. 


Office related job training would be provided on-site in conjunction with eventual 
tenants and Private Industry Council (PIC) Programs including, the Boston Summer Jobs 
Program, The Job Collaborative, and the Graduating Seniors Program. 
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Summer Education 
Program & 


Community Sailing: 


Charlestown 
Bus iness 
Opportunity 
Program 


Health Clinics: 


Public Water- 


Front Access: 


Water 
Trans portation: 


A proposal is being developed to offer a program of personal computer classes in the 
morning and sailing classes in the early afternoon. This program could offer a 
productive summer experience to youths and adults and would most probably run a least 
two sessions. An interface with the Kennedy Center's summer programs would most 
likely be indicated. Immobiliare intends to expand its Shipyard Quarters Marina 
facility to coincide with the development of Parcels 5, 6 and 7. Upon completion of 
this expansion, the facilities for the community sailing program would be located 
there. 


Another proposal to work with existing Charlestown merchants to establish branches or 
new businesses within The Navy Yard is also being considered. A joint program 

with the Charlestown Economic Development Corporation would be the most effective 
approach. 


Immobiliare-Congress Ventures is interested in locating a community medical/dental 
care facility within the proposed development, and will investigate various health 
maintenance organizations (HMO's) and Boston area hospitals to determine the 
feasibility of such a facility in The Navy Yard. 


The Botanical Garden has been designed to be a dramatic, sparkling, and definitive 
beginning to HARBORPARK, and as such is directly linked to the existing and planned 


public pedestrian walkways to and at the harbor's edge. 


Residents, developers of the commercial/retail projects under construction, and 
prospective tenants of The Navy Yard, along with the National Park Service have 
expressed an interest in reliable transportation to and from Downtown Boston on the 
harbor. One of the major feasibility considerations involves passenger volume to and 
from The Navy Yard. The combination of existing volume plus the volume that would be 
generated from projects now in construction may not currently justify such service. 
However, the addition of approximately 1 million square feet of office space and the 
Botanical Garden tourist attraction would have a significant impact in creating the 
critical mass needed to justify a water transportation system. 


Immobiliare-Congress Ventures will meet with the National Park Service, other 
interested developers of harborfront property, and public agencies to discuss the 
possibility of a coordinated development, operations, and funding strategy for 
commuter and tourist transportation service which could include an inner harbor ferry 
System, commuter boats and water taxis with connections to MBTA and Logan Airport 
transportation and “remote”™ parking facilities from a new terminal facility 
constructed as part of the Botanical Garden/Office complex on Parcels 5, 6 and 7. 
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Public Art: As part of the development of Buildings 105 and 150, Immobiliare-Congress Ventures is 
proposing to create interior and exterior exhibitions of public art works preserving 
the historic significance of the chain forging activities of Building 105 and 


commemorating the neighborhood residents who comprised the labor force in The Navy 
Yard. These works of Public Art would be executed on a commission basis with the 
selection committee comprised of representatives of the developer, the BRA staff, and 
the Charlestown community. 


Linkage: Approximately $6,120,000 of linkage would be realized vis a vis our combined 
development approach taking into consideration exemptions for residential uses and 
the 100,000 square foot threshold. When compared to the linkage that would be 
generated by developing each of these buildings individually (approximately 
$4,640,000), our combined development program generates approximately $1,480,000 of 
additional linkage. 


Taxes: Average annual Real Fstate Taxes projected for the total development during the first 
three years are approximately $2,450,000 ( $ 2.25 per rentable/saleable square foot. ) 


Base Rent: Average Annual Base Rent projected for the total development during the first three 
years is approximately $545,000 ( $.50 per Square foot. ) 


Percentage Average Annual Percentage Rent projected for the totaldevelopment during the first 
Rent: three years is approximately $356,000. 
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SECTION NO 


Site 
Development 


Section 4.0 


Site Circulation, 
Vehicular and Pedestrian: 


| 


| 
Public Trans portation: 
| 

) 


Site Development Plans 


The access to the Charlestown Navy Yard is provided through two existing Gates, 

Gate 4 to the west and Gate 5 to the east. There are no other possible points of 
entry off of Chelsea Street given the barrier formed by the Ropewalk Building. 
Within the Yard itself a well established system of roads distributes traffic to the 
existing buildings. The 'Main Street' of the Yard is First Avenue which serves as 
the primary feeder to the existing road system. During our design efforts we have 
respected the existing infrastructure. One of our primary concerns has been access 
to existing and proposed parking. We do not want to burden the existing road system 
with a large number of additional automobiles gaining access to parking. 
Consequently the new parking structure has been located near building 199 off of 
Sixteenth Street. This garage will be accessed through Gate 5. This will provide 
approximately 2700 parking spaces, ( 1400 in building 199 and 1300 in the Parcel By 
6, & 7 development ) which can be accessed within one block of Gate 5. The remainder 
of the Navy Yard circulation system will be required to accommodate only routine 
traffic volumes. 


The primary pedestrian path has been established on Second Avenue. This circulation 
spine is free of automobile traffic and utilizes granite paving, planting and 
bollards to establish a promenade among the buildings in the Historic Monument Area. 
In our design work we have reinforced and extended this established pedestrian way. 
We also propose to landscape First Avenue between 9th Street and Parcels Sor: 7) ain 
order to direct pedestrian traffic closer to the waters edge. The second crucial 
pedestrian path is the Harborwalk. This promenade would begin at the Botanical 
Garden and continue along the entire waterfront linking the City from the Navy Yard 
to the Fan Pier across Fort Point Channel. This will be the continuation of the 
waterfront promenade currently in place along the Immobiliare developments. 


One of the most important factors in the viability of Navy Yard development is access 
to mass transportation. We propose to provide this in three ways. First is the 
provision of bus stops and a transportation center for MBTA bus service. We propose 
bus stops at the corners of First Street and First Avenue, Ninth Street and First 
Avenue ( immediately adjacent to the elderly housing ), a main transportation center 
associated with the Parcel 5, 6, and 7 development to provide bus service to the 4000 
workers within the development as well as visitors to the Botanical Garden, and a bus 
stop at Gate 5. 
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Site Development 
Lands cape: 


Anchor Park: 


| Flirtation Walk: 


/ |b? 
/ fro 


Complementing the MBTA service will be commuter boat and water taxi service 
connecting the Navy Yard with the Downtown as well as the airport. The commuter boat 
terminal will be part of the Parcel 5, 6, & 7 development and connect to the ground 
transportation center. 


The third transportation system will be a privately operated trolley system that will 
connect with the National Historical Park. This system will bring visitors from the 
Park down First Avenue to the Botanical Garden, loop around Building 199 to provide 

service to the Ropewalk Museum and then return via Thirteenth Street to First Avenue. 


The large scope of our proposal has necessitated a broad unifying approach to the 
landscape development rather than a focus on separate parcels. As part of our work 
we have respected the guidelines set forth by the BRA. These include the concept of 
the Maritime/Industrial Theme of the Navy Yard, preservation of views to the water, 
the re-establishment of Anchor Park, and Flirtation Walk, and the importance of 
Second Avenue as the pedestrian spine between First Street and Parcels Syd Xe Th, lbs 
addition we have adopted the materials, planting and period lighting utilized by the 
BRA in their executed landscape work. En ange ;- cy aemeare > 


There are several highlights to the landscape development proposal, these are briefly 
discussed in the following paragraphs. 


Anchor Park will be located in front of the Ropewalk on axis with Ninth Street. Our 
proposal features a sculptural arrangement of masts and anchors to provide a focal 
point to the space which is a terminus of both Ninth Street and Flirtation Walk. ~ 
Additionally we would utilize bronze sculptures of coiled rope to add additional 
interest and to relate to the Ropewalk itself. ee 


Flirtation Walk will be recreated along the face of the Ropewalk. It will consist of 
a paved,tree-lined promenade connecting Gate 4 with Anchor Park. 
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Chain Forge Park: 


| Second Avenue: 


First Avenue: 


Chain Forge Park serves as a forecourt to Building 105 and 150. It is currently a 
grassy open lot at the end of building 39. We propose to further develop this area 
as a park in honor of the workers of Charlestown who labored on the production of 
chain in the Chain Forge Building, symbolizing the Charlestown workers contribution 
and involvement to the Navy Yard. We feel that this open space is an important node 
within the pedestrian distribution system. It will direct people along Second 
Avenue, into Buildings 149 and 105, as well as provide the opportunity to cross over 
to First Avenue on their way to the waters edge and Harborwalk. The proposed park 
will include trees, groundcover and seating areas as well as the continuation of the 
granite paving existing along Second Avenue. The granite paving will continue across 
Ninth Street to connect the park visually with Building 105, this paving will still 
allow for vehicular access. The main feature and focal point of the park will be 
pieces of the Chain Forge machinery, equipment that has not been identified for 
retention in Building 105 that can be relocated outside as sculptural elements. 
Furthermore we would include bronze sculptures of workers shown using the equipment, 
helping to bring the machinery to life. This concept will also serve as an 
enticement to visitors to go to the Chain Forge to view the larger equipment and 
learn more about the chain making process. 


Second Avenue is being developed as the primary circulation spine within the Navy 
Yard. We have reinforced this concept by providing an extension of the landscape 
treatment between Buildings 149 and 105 and Buildings 106 and 75, terminating the 
walkway as part of the new development at Parcels 5, 6, & 7. This treatment includes 
the extension of the granite paving, bollards and trees. Furthermore we have 
activated Second Avenue by placing entries to the Building 105 opposite the corner 
entry to 149 and provided a second entry to 105 off of the new entry portico on the 
north elevation. 


At the present time First Avenue contains one travel lane each way as well as one 
parking lane on each side of the street. At building 105 this configuration has left 
a narrow sidewalk on each side of the street. We propose that the parking lanes be 
eliminated and the sidewalks with planting and bollards be widened. This will 
alleviate the congested feeling that currently exists along this section of First 
Avenue. 
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Site Development Summary: 


First Avenue will terminate in the new development we are proposing on Parcels 5, 6, 
& 7. We are creating a large landscaped plaza as a focal point to this development. 
The centerpiece of this plaza will be a water feature that will provide a visual 
focus with water and lights in the warm months and will become a skating rink during 
the winter. The plaza will be paved and planted and will contain zones for vehicular 
circulation, pedestrian circulation, and casual outdoor activities such as seating 
and dining. The plaza will also serve to direct visitors to the Botanical Garden and 


the Water Transportation Facility. The plaza will re-emerge on the east side of the 
Botanical Garden to provide space for the display of annual plants. 


Our design efforts for site development have unified the Navy Yard with a common 
treatment of paving, planting, lighting and street furniture. We have punctuated 


this treatment with special theme parks and plazas that add interest and reinforce 
the Maritime/Industrial character of the Navy Yard. 
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Section 5.0 


Interest in RFP: 


RFP Buildings: 


Parcels 
Dy, 6, & 7 and 
Buildings 58, 60, & 150 


Historic 
Compliance: 


Property Management: 


Development Plans and Architecturals 


Immobiliare-Congress Ventures is interested in Buildings 62, 96/79, 105 and 108; 
Buildings 58, 60 and 150; and Parcels 5, 6 and 7 particularly as they relate to 
Shipyard Quarters and Constitution Office Park which constitute an investment of 
approximately $270 million in residential, marina, office, retail and parking garage 
development. 


We are specifically interested in Buildings 62, 96/79, 105 and 108 because they are 
adjacent to Buildings 149 and 199 which are currently under construction. 

Preliminary marketing has begun, and some of the most persistent questions concern 
the future of these buildings. Potential tenants are concerned with the development 
schedule of these buildings and when and if appropriate site improvements will be 
constructed in a timely manner. Tenants are also interested in what office support 
uses will be provided within Building 149 and/or conveniently located in these 
buildings, and with whether an appropriate office park environment will be created. 
In short, prospective tenants are concerned with whether the buildings will be active 


and attractive in the near future or if they will be left in their present condition 
and landbanked for development at some undetermined later date. 


Immobiliare-Congress Ventures is committed to continuing the quality of development 
evidenced in Shipyard Quarters and Constitution Office Park. We are also uniquely 
motivated by our desire to get Buildings 62, 96/79, 105 and 108 planned and into 
construction as soon as possible as a marketing positive for Building 149's 700,000 
square feet of office/retail space which will be coming on line in September 1986. 
The residential component, including the housing for the elderly, also requires 


expeditious completion of the retail facilities which will comprise the fabric of the 
community. 


Finally, as part of our response to the RFP we are presenting plans not only for 
Buildings 62, 96/79, 105 and 108, but for Buildings 58, 60, and 150 which are also 
adjacent to the existing buildings in Constitution Office Park, and for a larger 
development on Parcels 5, 6 and 7 which includes approximately 960,000 square feet of 
Class A office and retail space, a 1,300-car garage, and a Botanical Garden for The 
City of Boston. 


All rehabilitation will comply with Department of the Interior rehabilitation 
guidelines and the guidelines detailed in the BRA's agreement with the National 
Advisory Council on Historic Preservation. New construction will appropriately 
respect the existing historic district. 


The Congress Group, Inc. will provide the property management services to the entire 
proposed development. 
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Section 5.0 


Building 105 
Proposed Use: 


Exterior Work: 


Development Plans and Architecturals, Building 105 


Building 105, The Chain Forge, is made up of two buildings connected by a lower 
linking structure. The National Parks Service has stated that they have considerable 
interest in the preservation and display of the chain forging equipment that is 
located within the larger structure which they refer to as Building 105 A. We 
propose to utilize the west end pavilion structure as a retail/auction house and 
office building. Building 105 A will be rehabilitated into museum, retail and office 
space. The lower joining structure will be used as a link and a place to provide 
vertical circulation. 


The exterior of Building 105 and 105A has been heavily modified over the years. On 
105 the paired openings in the west side of the pavilion will be restored to their 
original configuration. All the existing windows that have been boarded over will be 
reopened and their windows replaced with new metal windows using the same muntin 
configuration. The brickwork will be cleaned, patched and repointed. The existing 
roof is in poor condition. The existing slate will be repaired. 


The link will be similarly renovated. The existing windows and doors will be 
reopened and replaced with new windows using the original muntin configuration. The 
brick will be cleaned and repaired. The roof will be raised to accommodate the new 
core, skylights will be added and new metal roofing will be installed. 


Building 105 A has undergone considerable change since its completion in 1905. On 
the south side we intend to remove the corrugated metal second story and restore the 
roof line to its original form. The roof trusses still exist and will be reused. 
The original vertical wall that had been removed will be replaced with a new glass 
curtain wall facade. The mullion n configuration will reflect the original 


fenestration that was constructed in brick. The large two story entry portico has 


also beéi-heavity altered. We will reopen the bricked in openings and restore the 


original arched facade to conform to ‘the existing condition on the east end. This 
“facade will include new metal curtain wall using the same mullion configuration as 
the original wood window wall. The east end entry portico will receive similar 
rehabilitation so that upon completion they will match. 
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Interior: 


The north side of the building facing Second Avenue has been completely restructured 
from the original design. The sloped single story element identical to the facade on 
First Avenue was completely removed and a new structure using brick piers, corrugated 
metal siding and steel windows was erected. This change was made to accommodate the 
large chain forge equipment that stands in this area. The BRA and the National Parks 
Service differ in their desires regarding the rehabilitation of this facade. The BRA 
asks that this restructured element be totally removed and replaced using the 
original configuration. This would allow for the continuation of the Second Avenue 
pedestrian spine without the shift to the north caused by the later construction. 

The National Parks Service favors the retention of the volume which it feels is 
important for an understanding of the context within which the machinery was 
operated. We propose a compromise. We will restore the northeast and northwest 
corners to their original configuration. The central portion of the facade will 
remain as currently structured. The corrugated skin and window system will be 
removed and replaced with a glass and metal curtain wall system. A new portico will 
be created in the middle of the facade relating to its counterpart on the south 

side. There remains more than adequate space between Building 105 A and 149 for the 
continuation of the pedestrian walkway. 


The roof and gutter system on building 105 A is in very poor condition. We will 
remove and replace it with a metal roof that will match the color of the slate roofs 
on 105 and the surrounding buildings. The large corrugated metal vent on the roof 


will be removed and skylights will be added to the ridge to provide light for the 
high volume below. 


The Chain Forge buildings contain tremendous volume but little usable floor space in 
relation to this volume. To make the rehabilitation economically viable more usable 
floor space must be created. In the 105 pavilion we propose to construct three 
additional floors within the volume. The ground floor will be used for retail and 
auction house functions, the first floor will provide additional auction house space 
and office support. The upper two floors will provide rental office space. The 
linking structure will provide access from the south for the office floors and from 
the north to the auction house and main floor of 105 A. A hydraulic elevator and 
stairs will be added for this purpose. 
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Area and Cost: 


The ground floor of building 105 A will be dropped four feet. This level will be 
used to display the chain forge equipment, provide additional gallery and dis play 
space as well as retail and office space. The Chain Forge equipment that the Parks 
Service has asked to retain will be relocated down the center of the high volume 
space where it will remain on permanent display, organized in according to the 
sequence in which it was used in the chain making process. In addition the large 
traveling crane will be retained in the space to reinforce the industrial heritage of 
the building. Visitor access to the display floor will be provided not only from the 
northwest entry near Anchor Park but also from the existing entry porticos on the 
south and east sides. 


Along the First Avenue side one additional deck will be inserted that will overlook 
the high central area and provide rental office space. Three additional decks will 
be constructed on the north side of the building under the existing high flat roof. 
Access to these levels will be via a new core accessed off of Second Avenue at 
grade. The core will contain hydraulic elevators and stairs. These levels will 
overlook the chain forge equipment. At the east end a two story height will be 
maintained and two additional partial decks of office space will be added above. 


Upon completion the Chain Forge complex will be a dynamic and exciting facility. 
Layered trays of offices will overlook dramatic open volumes. Visitors will be able 
to view the chain forge equipment within its context, looking to the soaring roof 
above. Natural light will pour through restored windows and skylights. The 
rehabilitated structure will begin a new life as a focal point of the Navy Yard. 


Total gross area 168,000 s.f. 
Total development cost $16,498,000. 
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Section 5.0 


Building 108 
Proposed Use: 


Exterior Expression: 


Interior: 


Area and Cost: 


Development Plans and Architecturals, Building 108 


Three scenarios have been proposed for the redevelopment of building 108. This 
development team has opted for Option 2, the complete demolition and replacement of 
the existing structure. We feel this option allows for the most useful building even 
though the square footage may be less than under the other options. It also allows 
for a larger open space to the east of building 108 which will relate to the new 
Anchor Park. This in turn will allow for a more open vistas to and from the 


Ropewalk. The newly constructed building will provide three levels of rental office 
space. 


The south elevation facing Second Avenue will be brick veneer with aluminum window 
frames. The fenestration will follow the suggested guidelines which utilizes the 
scale and proportion of the surrounding buildings, particularly building 107. As the 
building turns on the west elevation to join the existing link with Building 107 the 
brick expression will be retained. The existing link will be rehabilitated and 
opened to allow circulation through to Flirtation Walk. The east elevation will 
continue the brick expression for the depth of building 107. At this point the 
building facade will change to glass curtain wall. Essentially we are inserting a 
glass box into the three brick sides. The roof over the brick portion will be a 
hipped roof to coincide with the massing of Building 107. Once the building changes 
to glass the roof form changes. The building will step back 14 feet at the third 
level and become flat roofed. This further reinforces the image of a glass form 
inserted into a masonry form. 


The building will consist of three levels, no basement is proposed. The structure 
will be steel with metal deck and concrete fill. The interior shell space will 
include a core consisting of a hydraulic elevator, toilet rooms and steel pan stairs 
with concrete fill. The on grade access will be in the center of the south facade. 
This will be connected to a second entrance diagonally across the plan to the north 
east corner. This second entry will relate to the new Anchor Park. The exterior 
cladding of brick and glass will be backed up by steel studs with fiberglass 
insulation, vapor barrier and drywall. A electric heat pump system will provide 
heating and cooling. The building will also have a automatic sprinkler system. 


Total gross area 37,000 s.f. 
Total development cost $5,146,412. 
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Section 5.0 


Building 62 
Proposed Use: 


Exterior Work: 


Interior Work: 


Area and Cost: 


Development Plans and Architecturals, Building 62 


We propose to rehabilitate Building 62 for use as office support commercial space. 
Given the large amount of office space being developed within the Navy Yard, 
particularly in building 149, there is a need to provide space for printers, copying 
facilities, courier services and the like to provide support for these offices. 


Building 62 consists of two wings, a granite wing that was built as part of the 
original Ropewalk complex and a later brick wing which is attached at an angle. We 
propose to renovate this building as shell core space. The building exterior is in 
good condition. Consequently the work on the exterior will consist of a general 
repair and cleanup of the masonry, replacement of the windows with new windows having 
the same muntin configuration as the original. The original metal shutters will be 
restored to the facade of the granite building. The existing slate roof will be 
repaired and the clerestory windows located on the roof of the brick wing will be 
reopened and replaced with new windows matching the original window configuration. 
When completed the exterior will look very much as it did in its original state. 


The ground floor of the granite building is filled with a forest of columns 
approximately 10 ft. on center in each direction. The usefulness of this floor for 
any kind of retail or office space is marginal. Consequently we propose to remove 
the columns and the second floor structure and replace it with a new structure 
consisting of steel columns supporting metal deck with concrete fill that will stand 
independently within the building volume, providing a much more usable floor area 
while clearly indicating that it is not original structure. A new core consisting of 
steel pan stairs with concrete fill, a hydraulic elevator, and toilet rooms will be 
added to the granite portion of the structure. Two additional emergency egress 
stairs will be added at the end of each wing with their exits utilizing existing 
openings. The existing interior perimeter walls will be studded out to provide space 
for insulation, wiring, vapor barrier, and interior drywall. A electric heat pump 
system and an automatic sprinkler system will be provided. 


Total gross area 43,100 s.f. 
Total development cost $3,771,340. 
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SECTION 5.0 


Buildings 96 & 79 
Proposed Use: 


Exterior Work: 


Development Plans and Architecturals, Buildings 96 & 79 


As noted in the guidelines, the close relationship between Buildings 96 and 79 
suggests that they might be considered together. We agree with this suggestion and 
consequently are requesting to rehabilitate both buildings under this proposal. We 
propose that these buildings be renovated in concert with the the BRA. The resulting 
development is anticipated to provide the Authority approximately fifty percent of 
the useable space within the buildings for their operational needs. This space will 
be made available to the Authority on terms substantially below market rate. 


The exterior of building 96 although in good condition has been heavily altered 
regarding the windows and openings. We propose to reopen the windows and doors and 
restore the facade to its original configuration. This will involve the removal of 
brick in-fill panels that have totally closed the facade. The existing roll-up steel 
door will be removed to make way for the replacement of the original window that 
stood in this bay. New windows with insulating glass will be installed, these 
windows will have the same 12 over 12 double hung configuration as the original. The 
original doorways will also be restored in a similar manner with new doors and 
fanlight transoms. In addition miscellaneous brackets and apparatus will be removed 
and the brick will be restored. The existing slate roof appears to be in very good 
condition so that only minor repair is anticipated. Many of the clerestory windows 
in the roof monitor have been boarded up. This monitor is an important architectural 
feature and provides considerable light for the interior. These windows will be 
reopened and replaced with new windows using the same nine lite muntin configuration. 


Building 79 is in somewhat better condition than building 96. Many of its windows 
are also blocked in, but by plywood versus masonry. We propose to reopen these 
blocked openings and replace the windows with new 12 over 12 windows. The existing 
steel security bars on the street side will be restored. The entrance off of the 
street will be replaced with a new set of doors. The roll-up steel door located on 
the west elevation will be removed and replaced with new paneled wood doors. The 
metal fire escape on the southeast corner will be removed as will the existing 
structure spanning the alley between Buildings 79 and 96. 


Miscellaneous metal brackets and apparatus will be removed and the brick work 
surrounding all these elements will be repaired. The existing slate roof is in fair 
condition and will be retained and repaired as required. 
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Interior Work: 


Area and Cost: 


The alley that exists between Buildings 96 & 79 is approximately six feet wide. We 
propose to utilize this as a link joining the two structures. As shown on the 
drawings a glass roof will span the alley and the facades facing the alley will be 
opened to allow intercommunication between the buildings. The ends of the new glass 
link will be recessed back from the east and west facades of building 96 so that its 
original form is clearly defined. 


Building 96 has a single floor. The volume of the building is quite large. To 
provide additional useable space in the building we propose to introduce a second 
floor, built of steel columns and metal deck with concrete fill. This additional 
floor tray will stand free of the exterior walls. This is important for two 

reasons. First it will not violate the existing window openings and secondly it will 
allow people to see the original volume of the building. Both these factors are 
important from a historic standpoint. A new core will be provided that will link 
both buildings. This core will consist of steel pan stairs with concrete fill, a 
ramp, toilet rooms and a hydraulic elevator. 


Building 79 contains two levels. These floors will be gutted leaving open shell 
space for further fit-up as the space program is developed. Two new emergency egress 
stairs will be added at the east and west ends of the building. The interior 
perimeter walls of both buildings will be studded out to allow space for insulation, 
wiring, vapor barrier, and drywall interior finish. A electric heat pump system will 
provide heating and cooling and a sprinkler system will provide fire protection. 


Total gross area 23,100 s.f. 
Total development cost $2,641,933. 
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Section 5.0 


Building 150 
Proposed Use: 


Exterior Expression: 


Interior: 


i] 
Area and Cost: 


Development Plans and Architecturals, Building 150 


Building 150 will be a new building facing the open space to the west of building 
105. This building will be of completely new construction. We propose to use the 
building for rental office space. The prominent siting of the building places it in 
an ensemble of buildings that face the existing open space along with building 39 and 
the pavilion end of Building 105 the open space is the location of our proposed Chain 
Forge Park. It will be the backdrop for the Park for anyone moving along First 
Avenue. 


The guidelines for Building 150 define an envelope that is in keeping with the mass 
and proportion of neighboring buildings. Our design respects this guideline and 
creates a building whose shape and fenestration closely adhere to the existing 
context. We have studied two alternative exterior finish options. One is the 
utilization of Glass Fiber Reinforced Concrete Panels ( GFRC ). This material can 
approximate the masonry expression of the neighboring structures. Our preferred 
solution utilizes porcelain enamel panels, similar to systems manufactured by 
Robertson or Inryco. We feel that the contrast between the traditional form and a 
high tech skin presents an interesting dichotomy and creates a building expression 
that clearly bridges the 19th century form with 20th century technology. Both 
alternatives utilize aluminum frame windows that would be of a contrasting color to 
the cladding, and a metal roofing system that would match the color of the 
surrounding slate roofs. 


The building structure will be steel with metal deck and concrete fill. The building 
will have a basement, three full floors and a partial floor in the eaves. A 
hydraulic elevator will provide access to the upper floors, two steel pan stairs with 
concrete fill will provide emergency egress at each end. The building entry will 
feature a two story lobby. The perimeter walls will have a steel stud backup with 
fiberglass insulation, vapor barrier and interior drywall. 


Total gross area 45,000 s.f. 
Total development cost $6,863,813. 
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Section 5.0 


Building 60 
Proposed Use: 


Exterior Work: 


Interior Work: 


Area and Cost: 


Development Plans and Architecturals, Building 60 


Building 60, The Tar House is one of the original Alexander Parris buildings 
associated with the Ropewalk. The building is physically attached to the second 
floor of the Ropewalk building via a bridge. The building is quite narrow with a 
interior dimension of only 15 feet. This makes the reuse of the building difficult. 
We propose to utilize the building for office.support functions similar to Building 
62. Additionally we propose to provide a new core for the building that will serve 
not only building 60 but will also serve as the core for office space in Building 58 
above the National Parks Service Museum space located on the ground floor of the 
Ropewalk. ( Please refer to the section on Building 58 for additional information. ) 


The exterior of the building appears much as it did when the building was first 
completed. The main exception to this is a large opening that has been cut into the 
south facade and is currently sheathed with shingles. We propose to remove this 
in-fill and provide a new glass entry in its place. Many of the windows are boarded 
over, these will be reopened and the original 12 over 8 double hung windows will be 
replaced. The original windows were provided with metal shutters which have 
disappeared. We would replace them. There are numerous pock marks in the stonework 
caused by the attachment and removal of equipment, these would be repaired. The roof 
is in fair condition. The gutters and cornice require repair. The existing slate 
will be repaired and patched as required. There is an existing metal chimney that 
will be removed as well as three small roof monitors that appear to be later 
additions and which we would remove. 


The existing interior is open shell space on both levels. The flooring will be 
repaired and replaced as required. A new core that consists of a steel pan stair 
with concrete fill, a hydraulic elevator, and toilet rooms will be added. This core 
will also serve Building 58 via the restored bridge. The interior side of the 
perimeter walls will be studded out with metal studs to provide space for insulation, 
vapor barrier, wiring and will be faced with drywall. A electric heat pump system 
will provide heating and cooling. A automatic sprinkler system will provide fire 
protection. 


Total gross area 5,835 s.f. 
Total development cost $795,730. 
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Section 5.0 


Building 58 
Proposed Use: 


Exterior Work: 


Development Plans and Architecturals, Building 58 


Building 58, the Ropewalk, is the most dominant of the The Ropewalk original 
Alexander Parris buildings. The dimensions of the building are 1360 ft. by 45 ft. 
442 ft. at the western end is single story while the rest of the building is two 
story with a three story entry pavilion located at the east end by Gate Jenelne 
National Parks Service has indicated that they want to use approximately 400 feet of 
the building length at the ground floor at the east end for a museum. The museum 
will display artifacts and information pertaining the the manufacture of rope in the 
Navy Yard. This leaves a large portion of the building available for development. 


We propose to develop the balance of the Ropewalk as housing and office condominium 
space. The single story section of the building will be rehabilitated into 30 below 
market rate housing units for Charlestown residents. The two story section of the 
building will be developed as office condominiums with access from the ground floor 
while the level above the National Parks Service Museum will be office condominium 
space accessed from the new core proposed in building 60 and connected to building 58 
via the existing bridge. (See the section on Building 60 for additional information.) 


The granite exterior of the Ropewalk is in excellent condition. Our work will 
involve the enlarging of existing window openings to provide new doorways. We have 
attempted to minimize this by pairing the entries to the housing and providing as few 
core entries as possible for the offices. The entries will receive new porticos to 
provide identity and protection from the elements for the residents and office 

users. The north side of the housing portion of the Ropewalk will include individual 
patios. Many of the existing windows are blocked either by masonry or wood. All 
these will be reopened and the windows replaced with new windows utilizing the 
original muntin configuration. The west gable end of the two story section is 
currently covered with corrugated metal. This will be removed and the underlying 
stonework will be restored. There are numerous metal and wood fire escapes that will 
be removed. There are also many metal brackets, metal conduit, fire pull boxes and 
the like which will be removed. All the stonework will be repaired after the removal 
of these elements. The existing roof is in good condition. The slate will be 
retained and repaired or patched as needed. We propose to introduce skylights in the 
residential section of the building. These would be Velux skylights or equal and 
would be similar in appearance to roof hatches that already exist on the roofs. 
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Interior Work: 


Area and Cost: 


Housing: The interior walls of the building are in very good condition. The ground 
floor slab has received a layer of bituminous paving which will be removed and 
replaced with a new concrete slab. The walls and partitions will be drywall on metal 
studs, the dropped ceilings will be drywall, the exposed trusses will be cleaned and 
sealed. The perimeter walls will be studded out to receive 6" of fiberglass 
insulation. The doors will be solid core wood. Plumbing fixtures will be by 
American Standard, Kohler or equal. Kitchen appliances shall include a drop in 
range, range hood, and refrigerator by General Electric, Hotpoint, Sears or equal and 
a disposal by Insinkerator or equal. Floors will receive wall to wall carpet in the 
living spaces and sheet vinyl in the kitchens and bathrooms. Individual heat pump 
units will be provided for each dwelling unit. 


Office space: The existing bituminous floor slab will be removed and replaced with a 
new concrete slab. The second level floor decking will be removed and replaced. The 
interior side of the exterior walls will be studded out to receive 6" of fiberglass 
insulation, polyethelene vapor barrier, and interior drywall. Steel pan stairs with 
concrete fill be be added as shown on the drawings. An electric heat pump system 
will provide heating and cooling. A automatic sprinkler system will provide fire 
protection. 


Total gross area 80,860 s.f. 
Total development cost $7,327,700. 
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Section 5.0 


Parecelsm. 0), 8 cae/.s 


Botanical Garden: 


Office, Retail, & Parking: 


Area and Cost: 


Development Plans and Architecturals, Parcels 5, 6, & 7 


Under the terms of the Land Disposition Agreement, executed in 1978, Immobiliare New 

England maintains development rights for Parcels 5 & 6 and holds a mortgage on Parcel 
7 with this parcel to be developed as a separate project. The opportunity exists at 

this time to combine the parcels and provide a comprehensive development which meets 

the needs, and achieves the goals, of the Navy Yard today. 


Our proposed development for these parcels includes a Botanical Garden for the City 


of Boston located on Parcel 5, and office, retail and parking development on Parcels 
6 & 7, which we have named Harborside Place. 


The Botanical Garden will be located on pier 11, on the waters edge overlooking the 
city. We propose a crystal palace of 30,000 s.f. that will house a world class 
botanical collection. The Botanical Garden will serve as a second anchor to the Navy 
Yard complementing the U.S.S. Constitution. The Garden will serve as a draw to bring 
people through the Navy Yard, helping to vitalize and enhance other developments 
within the Yard. 


Our design features a large glass dome at the end of pier 11. To the north along the 
existing drydock will extend a glass conservatory terminating in the main entry 
adjacent to the new plaza. Visitors will be able to walk through the conservatory, 
experiencing the different habitats and displays contained within. They can then walk 
along the waters edge to an outdoor garden located to the west. The pier will be 
further animated by the Water Transportation Facility located on the east edge of the 
dock as well as a proposed Community Sailing Facility located within the drydock on 
the west side. 


The offices will be housed in three buildings totaling 960,000 square feet. Retail 
space will be provided at the ground floor, parking for 1300 cars will be provided in 
a podium that wraps around the north and east sides as well as beneath the 

buildings. The office structures will be stepped trapezoidal forms of brick, glass 
and precast concrete. These materials are sympathetic to the materials used in the 
surrounding buildings. The center of the three buildings will be 14 stories high 
with the two flanking buildings at ten stories each. Each of the buildings will be 
stepped at the top and will feature glass greenhouses similar to the Botanical 
Garden. The podium will be at 4 stories. A glass walkway will link the buildings 
from Sixteenth Street all the way to to Water Transportion Facility, providing 


covered circulation during inclement weather. 


Total gross area Parcels 6, & 7 , 960,000 s.f., Total Development Cost $149,170,936. 


Total Gross Area Botanical Garden, 30,000 s.f., Total Development Cost $19,234,100. 
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SECTION NO 


Operating 
Proformas 
and 
Development 
Budgets 


Operating Proformas BUILDING #105 168000 GSF/120000 NRA 


Building #105 se site a 
RENTAL INCOME: 
RETAIL 27500SF @ $23/SF 27500 23 632500 632500 632500 
OFFICE 92500 @ $24/SF 92500 24 2220000 2220000 2220000 
PARKING NONE 
VACANCY 5% 0.05 -142625 ~-142625 -142625 
RENTAL INCOME 120000 2995125 92995125 2995125 
168000 
OFFICE EXPENSES: 
REPAIR & MAINTENANCE 0.50 60000 63000 66150 
PAYROLL 0.35 42000 44100 46305 
COMMON CHARGES 0.10 12000 12600 13230 
SECURITY 0.50 60000 63000 66150 
FUEL 0.25 30000 31500 33075 
ELECTRICITY 0.80 96000 100800 105840 
MANAGEMENT FEE 1.00 120000 126000 132300 
MISCELLANEOUS 0.20 24000 25200 26460 
INSURANCE 0.20 24000 25200 26460 
CLEANING 0.60 72000 75600 79380 
TOTAL OFFICE OP. EXPENSES 4.50 540000 567000 595350 
BUILDING OP. EXP. CONTRIBU 4.50 540000 540000 540000 
PROJECTED ESCALATOR CONTR. 27000 
FOR OPERATING EXP. 
PROFESSIONAL FEES 0.25 30000 31500 33075 
BASE RENT 0.50 60000 63000 66150 
LINKAGE 840000 70000 70000 70000 
TAXES 2525 270000 270000 270000 
TOTAL EXPENSES 970000 1001500 1007575 
NET INCOME BEFORE BEFORE DEBT SERVICE 2025125 1993625 1987550 
PERCENTAGE RENT 50628 45903 44992 
INTEREST $13500000 @ 12.5% 13500833 0.13 1687604 1687604 1687604 
DEPRECIATION 13182313 a3 235i 732351 732351 
AMORTIZATION 662500 152500 152500 152500 
TAXABLE INCOME -597958 -624733 -629897 
CASH FLOW 286893 260118 254954 
WORKING CAPITAL RESERVE 28689 30124 31630 
NET CASH FLOW 258203 229994 223324 
EQUITY PARTICIPATION 2997167 
RETURN ON EQUITY 9 8 4 
RETURN ON TOTAL PROJECT COST 2 1 1 


Development Budget 
Building #105 


DIRECT COSTS: 


SITE WORK 

BUILDING SUBSTRUCTURE 
CONCRETE 

MASONRY 

METALS 

CARPENTRY & MILLWORK 
THERMAL & MOISTURE PROT 
DOORS & WINDOWS 
FINISHES 

SPECIALTIES 

EQUIPMENT 

FURNISHINGS 

CONVEYING SYSTEMS 
MECHANICAL 

ELECTRICAL 

CONST MGR FEE 

GENERAL CONDITIONS 
CONST CONTINGENCY 
TENANT FINISH 


TOTAL DIRECT 


ACCOUNTING 

PROJECT ADMINISTRATION 
BUILDERS RISK INSURANCE 
CONSTRUCTION CONSULTANT 
ARCHITECT/ ENGINEERING 
TELECOMM. CONSULTANT 
CONTINGENCY 

LEASE-UP DEFICIT 
MARKETING 

BROKERAGE FEES 

BUILDING PERMIT 


TOTAL INDIRECT 


TOIAL COSTS 


ITC-25% 


TOTAL 


1700000 
500000 
250000 
700000 
600000 
200000 
500000 
400000 
125000 
25000 
25000 
25000 
200000 
1800000 
600000 
330000 
800000 
1000000 
1800000 


11580000 


60000 
270000 
1500000 
25000 
15000 
20000 
150000 
50000 
50000 
500000 
25000 
48000 
400000 
5000 
400000 
500000 
250000 
500000 
150000 


4918000 


CAP 


1700000 
500000 
250000 
700000 
600000 
200000 
500000 
400000 
125000 

25000 
25000 
25000 
200000 

1800000 
600000 
330000 
800000 

1000000 

1800000 


11580000 


60000 


1500000 
25000 
15000 
20000 


37500 
50000 
500000 
25000 
48000 
400000 
5000 
400000 


250000 
150000 


3485500 


AMORT. EXPENSE 


150000 
12500 


500000 


662500 


270000 


500000 


770000 
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BUILDING #108 37000 GSF/30550 NRA 


Operating Proformas 1988 1989 1990 
Building #108 ——-----------------—--_---__-_- 
RENTAL INCOME: 
RETAIL NONE 0 23 0 0 0 
OFFICE 30550 @ $25/SF 30550 25 763750 763750 763750 
PARKING NONE 
VACANCY 5% 0.05 —38188 -38188 -38188 
RENTAL INCOME 30550 801938 801938 801938 


QFFICE EXPENSES: 


REPAIR & MAINTENANCE 0.50 15275 16039 16841 
PAYROLL 0.35 10693 11227 11788 
COMMON CHARGES 10510 3055 3208 3368 
SECURITY 0.50 15275 16039 16841 
FUEL 0.25 7638 8019 8420 
ELECTRICITY 0.80 24440 25662 26945 
MANAGEMENT FEE 1.00 30550 32078 33681 
MISCELLANEOUS 0.20 6110 6416 6736 
INSURANCE 0.20 6110 6416 6736 
CLEANING 0.60 18330 19247 20209 
TOTAL OFFICE OP. EXPENSES 4.50 137475 144349 151566 
BUILDING OP. EXP. CONI'RIBU 4.50 137475 137475 137475 
PROJECTED ESCALATOR CONTR. 6874 
FOR OPERATING EXP. 
PROFESSIONAL FEES 0.25 7638 8019 8420 
BASE RENT 0.50 15275 16039 16841 
LINKAGE 185000 15417 15417 15417 
TAXES 2.25 68738 68738 68738 
TOTAL EXPENSES 244542 252561 254108 
NET INCOME BEFORE BEFORE DEBT SERVICE 557396 549376 547830 
PERCENTAGE RENT 13935 12732 12500 
INTEREST $3700000 @ 12.5% 3715972 0.13 464497 464497 464497 
DEPRECIATION 4716488 262027 262027 262027 
AMORTIZATION 178750 39750 39750 39750 
TAXABLE INCOME —222813 -229629 -230944 
CASH FLOW 78964 72148 70833 
WORKING CAPITAL RESERVE 1579 1443 1417 
NET CASH FLOW 77385 70705 69417 
EQUITY PARTICIPATION 1430439 
RETURN ON EQUITY 5} 5 5 


RETURN ON TOTAL PROJECT COST 2 il u 


«J 
6 - 7 
ao ~— & 
3 ; 7 
~~ ay 
7 - agar 
— - @ ay 
_ 


Development Budget 
Building #108 


DIRECT COSTS: 


SITE WORK 

BUILDING SUBSTRUCTURE 
CONCRETE 

MASONRY 

METALS 

CARPENTRY & MILLWORK 
THERMAL & MOISTURE PROT 
DOORS & WINDOWS 
FINISHES 

SPECIALTIES 

EQUIPMENT 

FURNISHINGS 
CONVEYING SYSTEMS 
MECHANICAL 

ELECTRICAL 

CONST MGR FEE 

GENERAL CONDITIONS 
CONST CONTINGENCY 
TENANT FINISH 


TOTAL DIRECT 


INDIRECT COSTS: 
REAL ESTATE TAXES 
GROUND LEASE 
CONSTRUCTION INTEREST 
LENDERS COUNSEL 
RECORDING DOCUMENT 
TITLE INSURANCE 
FINANCING FEES 
DEVELOPERS' COUNSEL 
ACCOUNTING 

PROJECT ADMINISTRATION 
BUILDERS RISK INSURANCE 
CONSTRUCTION CONSULTANT 
ARCHITBCT/ ENGINEERING 
TELECOMM. CONSULTANT 
CONTINGENCY 

LEASE-UP DEFICIT 
MARKETING 

BROKERAGE FEES 

BUILDING PERMIT 


TOTAL INDIRECT 


TOTAL COSTS 


ITC-25% 


TOTAL 


293000 
90000 
315000 
376000 
525000 
50000 
218000 
200000 
90000 
0 

0 
10000 
120000 
400000 
150000 
98000 
250000 
200000 
450000 


3835000 


68738 
15275 
250000 
10000 
5000 
5000 
30000 
15000 
10000 
175000 
5500 
12000 
175000 
5000 
75000 
235899 
50000 
145000 
24000 


1311412 


5146412 


CAP AMORT. EXPENSE OTHER 


293000 
90000 
315000 
376000 
525000 
50000 
218000 
200000 
90000 
0 

0 
10000 
120000 
400000 
150000 
98000 
250000 
200000 
450000 


3835000 0 0 


68738 
15275 
250000 
10000 
5000 
5000 
30000 
11250 3750 
10000 
175000 
5500 
12000 
175000 
5000 
75000 
235899 
50000 
145000 
24000 


881488 178750 251174 0 


4716488 178750 251174 0 


Operating Proformas 
Building #62 


BUILDING #62 43100 GSF/32000 NRA 


RENTAL INCOME: 
RETAIL NONE 
OFFICE 32000 
PARKING NONE 
VACANCY 5% 


RENTAL INCOME 


OFFICE EXPENSES: 
REPAIR & MAINTENANCE 
PAYROLL 
COMMON CHARGES 
SECURITY 
FUEL 
ELECTRICITY 
MANAGEMENT FEE 
MISCELLANEOUS 
INSURANCE 
CLEANING 


TOTAL OFFICE OP. EXPENSES 


BUILDING OP. EXP. CONTRIBU 


PROJECTED ESCALATOR CONTR. 


FOR OPERATING EXP. 


PROFESSIONAL FEES 
BASE RENT 
LINKAGE 

TAXES 


TOTAL EXPENSES 


BF @ $24 


32000 


32000 
43100 


0.50 
0.35 
. 0.10 
0.50 
0.25 
0.80 
1.00 
0.20 
0.20 
0.60 
4.50 
4.50 


0.25 
0.50 
215500 
2.25 


NET INCOME BEFORE BEFORE DEBT SERVICE 


PERCENTAGE RENT 

INTEREST $3700000 @ 12.5% 
DEPRECIATION 
AMORTIZATION 

TAXABLE INCOME 


CASH FLOW 
WORKING CAPITAL RESERVE 


NET CASH FLOW 
EQUITY PARTICIPATION 


RETURN ON EQUITY 


3656278 
3044650 
175740 


RETURN ON TOTAL PROJECT COST 


1988 


23 0 
24 768000 


0.05 -38400 


806400 


16000 
11200 
3200 
16000 
8000 
25600 
32000 
6400 
6400 
19200 


144000 
144000 


257958 


548442 


768000 
-38400 


806400 


16800 
11760 
3360 
16800 
8400 
26880 
33600 
6720 
6720 
20160 


151200 
144000 


8400 
16800 
17958 
72000 


266358 
540042 

12451 
457035 


169147 
38481 


1990 


0 
768000 


-38400 


806400 


17640 
12348 
3528 
17640 
8820 
28224 
35280 
7056 
7056 
21168 


158760 
144000 


7200 


267978 
538422 


70556 
8158 


62398 


115062 
61 
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Development Budget DIRECT COSTS: TOTAL CAP AMORT. EXPENSE OTHER 
Building #62 


SITE WORK 160000 160000 


BUILDING SUBSTRUCTURE 25000 25000 
CONCRETE 85000 85000 
MASONRY 50000 50000 
METALS 150000 150000 
CARPENTRY & MILLWORK 25000 25000 
THERMAL & MOISTURE PROT 196000 196000 
DOORS & WINDOWS 200000 200000 
FINISHES 80000 80000 
SPECIALTIES 10000 10000 
EQUIPMENT 10000 10000 
FURNISHINGS 10000 10000 
CONVEYING SYSTEMS 120000 120000 
MECHANICAL 400000 400000 
ELECTRICAL 150000 150000 
CONST MGR FEE 50000 50000 
GENERAL CONDITIONS 100000 100000 
CONST CONTINGENCY 150000 150000 
TENANT FINISH 500000 500000 
TOTAL DIRECT 2471000 2471000 0 0 


INDIRECT COSTS: 


REAL ESTATE TAXES 72000 72000 
GROUND LEASE 16000 16000 
CONSTRUCTION INTEREST 400000 400000 
LENDERS COUNSEL 25000 25000 
RECORDING DOCUMENT 15000 15000 
TITLE INSURANCE 5000 5000 
FINANCING FEES 25000 25000 
DEVELOPERS' COUNSEL 50000 37500 12500 
ACCOUNTING 10000 10000 
PROJECT ADMINISTRATION 123550 123550 
BUILDERS RISK INSURANCE 5000 5000 
CONSTRUCTION CONSULTANT 12000 12000 
ARCHITECT/ ENGINEERING 123550 123550 
TELECOMM. CONSULTANT 5000 5000 
CONTINGENCY 100000 100000 
LEASE-UP DEFICIT 100000 100000 
MARKETING 50000 50000 
BROKERAGE FEES 138240 138240 
BUILDING PERMIT 25000 25000 
TOTAL INDIRECT 1300340 1008600 175740 116000 0 
TOTAL COSTS 3771340 3479600 175740 116000 0 


ITC—25% 869900 
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Operating Proformas 
Building #96/79 


BUILDING #96679 23100 GSF/18500 NRA 


RENTAL INCOME: 


BRA 9250SF @ $15/SF 9250 
OFFICE 9250SF @ $23/SF 9250 
PARKING NONE 
VACANCY 5% 
RENTAL INCOME 9250 
OFFICE EXPENSES: 
REPAIR & MAINTENANCE 0.50 
PAYROLL 0.35 
COMMON CHARGES . 0.10 
SECURITY 0.50 
FUEL 0.25 
ELECTRICITY 0.80 
MANAGEMENT FEE 1.00 
MISCELLANEOUS 0.20 
INSURANCE 0.20 
CLEANING 0.60 
TOTAL OFFICE OP. EXPENSES 4.50 


BUILDING OP. EXP. CONTRIBU 4.50 


PROJECTED ESCALATOR CONTR. 
FOR OPERATING EXP. 


PROFESSIONAL FEES 0.25 
BASE RENT 0.50 
LINKAGE 46250 
TAXES 2.25 


TOTAL EXPENSES 
NET INCOME BEFORE BEFORE DEBT SERVICE 
PERCENTAGE RENT 
INTEREST $1970000 @ 12.5% 1972306 
DEPRECIATION 2153823 
AMORTIZATION 75795 
TAXABLE INCOME 


CASH FLOW 
WORKING CAPITAL RESERVE 


NET CASH FLOW 
EQUITY PARTICIPATION 


RETURN ON EQUITY 
RETURN ON TOTAL PROJECT COST 


1988 1989 1990 
15 138750 138750 138750 
23 212750 212750 212750 
0.05 Sy eyk -17575 —T7519 
369075 369075 369075 
4625 4856 5099 
3238 3399 3569 
925 971 1020 
4625 4856 5099 
2313 2428 2550 
7400 7770 8159 
9250 9713 10198 
1850 1943 2040 
1850 1943 2040 
5550 5828 6119 
41625 43706 45892 
41625 41625 41625 
2081 
2313 2428 2550 
4625 4856 5099 
3854 3854 3854 
20813 20813 20813 
73229 75657 76126 
295846 293418 292949 
7396 7032 6962 
0.13 246538 246538 246538 
119657 119657 119657 
18492 18492 18492 
—96 238 —98302 -98700 
41911 39848 39450 
4191 4401 4621 
37720 35447 34829 
669627 
6 5 5 
1 i 1 
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Development Budget 
Building #96/79 


DIRECT COSTS: 
SITE WORK 

BUILDING SUBSTRUCTURE 
CONCRETE 

MASONRY 

METALS 

CARPENTRY & MILLWORK 
THERMAL & MOISTURE PROT 
DOORS & WINDOWS 
FINISHES 

SPECIALTIES 

EQUIPMENT 

FURNISHINGS 

CONVEYING SYSTEMS 
MECHANICAL 

ELECTRICAL 

CONST MGR FEE 

GENERAL CONDITIONS 
CONST CONTINGENCY 
TENANT FINISH 


TOTAL DIRECT 
INDIRECT COSTS: 


REAL ESTATE TAXES 
GROUND LEASE 
CONSTRUCTION INTEREST 
LENDERS COUNSEL 
RECORDING DOCUMENT 
TITLE INSURANCE 
FINANCING FEES 
DEVELOPERS' COUNSEL 
ACCOUNTING 

PROJECT ADMINISTRATION 
BUILDERS RISK INSURANCE 
CONSTRUCTION CONSULTANT 
ARCHITECT/ ENGINEERING 
TELECOMM. CONSULTANT 
CONTINGENCY 

LEASE-UP DEFICIT 
MARKETING 

BROKERAGE FEES 

BUILDING PERMIT 


TOTAL INDIRECT 


TOTAL COSTS 


ITC-25% 


TOTAL CAP AMORT. EXPENSE OTHER 
110000 110000 
75000 75000 
55000 55000 
75000 75000 
110000 110000 
10000 10000 
100000 100000 
185000 185000 
160000 160000 
0 0 
0 0 
5000 5000 
30000 30000 
297000 297000 
85000 85000 
45000 45000 
100000 100000 
100000 100000 
50000 50000 
1592000 1592000 0 0 
20813 20813 
4625 4625 
400000 400000 
25000 25000 
15000 15000 
5000 5000 
25000 25000 
50000 37500 12500 
10000 10000 
79600 79600 
5000 5000 
12000 12000 
79600 79600 
5000 5000 
100000 100000 
100000 100000 
50000 50000 
38295 38295 
25000 25000 
1049933 869513 75795 104625 0 
2641933 2461513 75795 104625 0 
615378 
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Operating Proformas 
Building #150 


BUILDING #150 45000 GSF/3825 


RENTAL INCOME: 
RETAIL NONE| 
OFFICE 38250 @ $25/SF 
PARKING NONE| 
VACANCY 5% 


RENTAL INCOME 


OFFICE EXPENSES: 
REPAIR & MAINTENANCE 


TOTAL OFFICE OP. EXPENSES 
BUILDING OP. EXP. CONTRIBU 


PROJECTED ESCALATOR CONTR. 
FOR OPERATING EXP. 


PROFESSIONAL FEES 
BASE RENT 
LINKAGE 

TAXES 


TOTAL EXPENSES 


0 NRA 


NET INCOME BEFORE BEFORE DEBT SERVICE 


PERCENTAGE RENT 

INTEREST $4750000 @ 12.5% 
DEPRECIATION 
AMORTIZATION 


TAXABLE INCOME 


CASH FLOW 
WORKING CAPITAL RESERVE 


NET CASH FLOW 
EQUITY PARTICIPATION 


RETURN ON EQUITY 
RETURN ON TOTAL PROJECT COST 


4656250 
6268813 
225875 


1988 1989 1990 

0 0 0 0 

25 956250 956250 956250 

0.05 ~47813 -47813 -47813 

1004063 1004063 1004063 

19125 20081 21085 

13388 14057 14760 

3825 4016 4217 

19125 20081 21085 

9563 10041 10543 

30600 32130 33737 

38250 40163 42171 

7650 8033 8434 

7650 8033 8434 

22950 24098 25302 

172125 180731 189768 

172125 172125 172125 

8606 

9563 10041 10543 

T9U25 20081 21085 

18750 18750 18750 

86063 86063 86063 

305625 315666 317602 

698438 688397 686460 

17461 15955 15664 

0.13 582031 582031 582031 

348267 348267 348267 

51842 51842 51842 

-301164 -309698 -311344 

98945 90411 88765 

9895 10389 10909 

89051 80022 77856 
2207563 

4 4 * 

1 1 1 


Development Budget DIRECT COSTS: TOTAL CAP AMORT. EXPENSE OTHER 


Building #150 eRe Raa ee re 
SITE WORK 285000 285000 
BUILDING SUBSTRUCTURE 235000 235000 
CONCRETE 367000 367000 
MASONRY 365000 365000 
METALS 710000 710000 
CARPENTRY & MILLWORK 20000 20000 
THERMAL & MOISTURE PROT 232000 232000 
DOORS & WINDOWS 325000 325000 
FINISHES 100000 100000 
SPECIALTIES 10000 10000 
EQUIPMENT 10000 10000 
FURNISHINGS 10000  —- 10000 
CONVEYING SYSTEMS 150000 150000 
MECHANICAL 600000 600000 
ELECTRICAL 150000 150000 
CONST MGR FEE 100000 =: 100000 
GENERAL CONDITIONS 300000 = 300000 
CONST CONTINGENCY 200000 200000 
TENANT FINISH 400000 400000 

TOTAL DIRECT 4569000 4569000 0 0 


INDIRECT COSTS: 


REAL ESTATE TAXES 86063 86063 
GROUND LEASE 19125 19125 
CONSTRUCTION INTEREST 1000000 1000000 
LENDERS COUNSEL 10000 10000 
RECORDING DOCUMENT 5000 5000 
TITLE INSURANCE 5000 5000 
FINANCING FEES 50000 50000 
DEVELOPERS' COUNSEL 15000 11250 3750 
ACCOUNTING 10000 10000 
PROJECT ADMINISTRATION 200000 200000 
BUILDERS RISK INSURANCE 5500 5500 
CONSTRUCTION CONSULTANT 12000 12000 
ARCHITECT/ ENGI NEERING 175000 175000 
TELECOMM. CONSULTANT 5000 5000 
CONTINGENCY 75000 75000 
LEASE-UP DEFICIT 350000 350000 
MARKETING 50000 50000 
BROKERAGE FEES 72125 172125 
BUILDING PERMIT 50000 50000 
TOTAL INDIRECT 2294813 1699813 225875 369125 0 
TOTAL COSTS 6863813 6268813 225875 369125 0 


ITC-25% 
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: BUILDING #60 5835 GSF/4800 NRA ; 
Operating Proformas 1988 1989 1990 


Building #60 


____ SSS 


RENTAL INCOME: 


RETAIL NONE 0 23 0 0 0 
OFFICE 4800 @ $20/SF 4800 20 96000 96000 96000 
PARKING NONE 
VACANCY 5% 0.05 -4800 -4800 -4800 
RENTAL INCOME 4800 100800 100800 100800 
5835 
OFFICE EXPENSES: 
REPAIR & MAINTENANCE 0.50 2400 2520 2646 
PAYROLL 0.35 1680 1764 1852 
COMMON CHARGES 0.10 480 504 529 
SECURITY 0.50 2400 2520 2646 
FUEL 0.25 1200 1260 1323 
ELECTRICITY 0.80 3840 4032 4234 
MANAGEMENT FEE 1.00 4800 5040 5292 
MISCELLANEOUS 0.20 960 1008 1058 
INSURANCE 0.20 960 1008 1058 
CLEANING 0.60 2880 3024 3175 
TOTAL OFFICE OP. EXPENSES 4.50 21600 22680 23814 
BUILDING OP. EXP. CONTRIBU 4.50 21600 21600 21600 
PROJECTED ESCALATOR CONTR. 1080 
FOR OPERATING EXP. 
PROFESSIONAL FEES 0.25 1200 1260 1323 
BASE RENT 0.50 2400 2520 2646 
LINKAGE 29175 2431 2431 2431 
TAXES 1.00 4800 4800 4800 
TOTAL EXPENSES 32431 33691 33934 
NET INCOME BEFORE BEFORE DEBT SERVICE 68369 67109 66866 
PERCENTAGE RENT 1709 1520 1484 
INTEREST $455000 @ 12.5% 455792 0.13 56974 56974 56974 
DEPRECIATION 773800 42989 42989 42989 
AMORTIZATION 19530 4039 4039 4039 
TAXABLE INCOME -37343 -38414 -38620 
CASH FLOW 9686 8615 8408 
WORKING CAPITAL RESERVE 194 172 168 
NET CASH FLOW 9492 8442 8240 
EQUITY PARTICIPATION 339938 
RETURN ON EQUITY 3 2 2 
RETURN ON TOTAL PROJECT COST 1 1 a 


Development Budget DIRECT COSTS: TOTAL CAP AMORT. EXPENSE OTHER 


Building #60 pig aa 
SITE WORK 101000 101000 
BUILDING SUBSTRUCTURE 11000 11000 
CONCRETE 11000 11000 
MASONRY 35000 35000 
METALS 25000 25000 
CARPENTRY & MILLWORK 10000 10000 
THERMAL & MOISTURE PROT 70000 70000 
DOORS & WINDOWS 60000 60000 
FINISHES 20000 20000 
SPECIALTIES 0 0 
EQUIPMENT 0 0 
FURNISHINGS 0 0 
CONVEYING SYSTEMS 60000 60000 
MECHANICAL 57000 57000 
ELECTRICAL 20000 20000 
CONST MGR FEE 16000 16000 
GENERAL CONDITIONS 49000 49000 
CONST CONTINGENCY 50000 50000 
TENANT FINISH 50000 50000 
TOTAL DIRECT 645000 645000 0 0 


REAL ESTATE TAXES 4800 4800 
GROUND LEASE 2400 2400 
CONSTRUCTION INTEREST 22500 22500 
LENDERS COUNSEL 5000 5000 
RECORDING DOCUMENT 1000 1000 
TITLE INSURANCE 1000 1000 
FINANCING FEES 1000 1000 
DEVELOPERS' COUNSEL 5000 3750 1250 
ACCOUNTING 2000 2000 
PROJECT ADMINISTRATION 15000 15000 
BUILDERS RISK INSURANCE 2500 2500 
CONSTRUCTION CONSULTANT 2000 2000 
ARCHITECT/ ENGI NEERING 32250 32250 
TELECOMM. CONSULTANT 0 0 
CONTINGENCY 25000 25000 
LEASE-UP DEFICIT 0 0 
MARKETING 5000 5000 
BROKERAGE FEES 17280 17280 
BUILDING PERMIT 7000 7000 
TOTAL INDIRECT 150730 128800 19530 2400 0 
TOTAL COSTS 795730 773800 19530 2400 0 


ITC-25% 
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BUILDING #58 
HOUSING COMPONENT 


Housing Component - 17,600 sq. ft. to be provided in 30 Units. 


Construction Costs 


Housing Units - 17,600% @ $75 psf 


Parking & Landscaping L/S 
Utility Backcharges L/S 
Contingency @ 5% const. costs 
Building Permit 


TOTAL CONSTRUCTION COSTS 


Related Costs 


Architect/Engineering 
Engineering Analysis/ 
Code Consultant 
Printing of Documents 
Inspection & Testing 
Builders Risk Insurance 
Legal 


Condo Documents $5,000 

Acquisition & Loan 
Negotiations 8,000 

Condo Closings 6,000 


Total Legal 
Condo Recording Drawings 
@ $500/Unit 
Condo Recording Costs to City 
of Boston 
Closing Costs Paid by Seller 
@ $300/Unit 
Marketing 
Advertising L/S 
Printing of Docu- 
ments, Brochures, 
ete: 
Sales Commissions 
(to be sold by 
Developer @ no 
Commissions) 


$10,000 


5,000 


-0- 
Total Marketing 


$1,320,000 
30,000 
20,000 
70,000 
10,100 


$75,000 
5,000 
3,000 


2,000 
3,000 


19,000 
15,000 
14,500 


9,000 


15,000 
TOTAL RELATED COSTS 


$1,450,100 


$160,500 


BUILDING #58 
Housing Component 


Financing Costs: 


Construction Loan Amount of $1,700,000 at interest rate 
Ofel2sc 


Construction Period of nine (9) months. 
Construction Loan Interest 
3177700, 0000 x 12x07 5a xe Se— eS OR 500 


Construction Loan Commitment Fee 


91,700,000 x .005 = $8,500 
TOTAL FINANCING COSTS $85,000 


Project Development/Administration 


To be administered by Developer @ no cost None 
Real Estate Taxes/Ground Rent None 
TOTAL DEVELOPMENT COSTS $1,685,200 


Development Cost of 1 BR 
Unit @ 440 nsf = $40,035 


Development Cost of 2 BR 
Unit @ 736 nsf = $70,310 


Cost of Ownership for Condominium Units 
Cost of Ownership without Developer Subsidy/2Bedroom Unit 


Average Sales Price = $70,310 
Down Payment @ 10% = ($7,030) 


$63,280 mortgage amount 


Annual Common Area Charges 


Includes master insurance policy, common water & sewer, 
reserves, rubbish removal, management fee - 
estimated at $10,000 pa. 


$444.50 per annum 


Annual Real Estate Taxes 


Sales price (appraised value) at current City of Boston 
rate of $17 per $1,000 


$70,310 # 1,000 x $17 = $1,195 per annum 


Annual Mortgage Payment 


Assume 12% mortgage for 30 years on $63,280 =,$651.15 per month/ 
principal & interest 


$7,813.80 per annum 


Utilities not included in Common Area Charges 


Electricity only - assumed at $100/month 


$1,200 per annum 
$10,653.30 


i] 


Total Annual Cost of Ownership (before tax) 
Total Monthly Cost of Ownership (before tax) = $887.78 


Minimum Income Required to Service Mortgage @ 28% of Income 
applied to Principal and Interest Payments 


$7,813.80 = .28 = $27,906 income required 
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Cost of Ownership without Developer Subsidy/l Bedroom Unit 


$40,035 
($4,000) 


$36,000 mortgage amount 


Annual Common Area Charges 


Includes master insurance policy, common water & sewer, 
reserves, rubbish removal, management fee - 


estimated at $10,000 pa. 
$222.25 per annum 


Average Sales Price 
Down Payment @ 10% 


not 


Annual Real Estate Taxes 


Sales price (appraised value) at current City of Boston 
rate of $17 per $1,000 


$40,035 + 1,000 x $17 = $680.60 per annum 
Annual Mortgage Payment 


Assume 12% mortgage for 39 years on $36,000 = $370.44/month 
BE299SP98 FeiMSsnaae 


Utilities not included in Common Area Charges 


. 


Electricity only - assumed at $75/month = $900 per annum 
$6,248.13 


Total Annual Cost of Ownership (before tax) 
Total Monthly Cost of Ownership (before tax) = $520.68 


Minimum Income Required to Service Mortgage @ 28% of Income 
applied to Principal and Interest Payments 


$4,445.28 = .28 = $15,876 income required 


Housing Component 


The following is the effective Cost of Ownership achievable 
by applying Developer payment of five percent (5%) of gross 
sales revenues of Office component of Building #58 to subsi- 
dize the cost of the Housing Component. 


Total Development Cost $1,685,200 
Application of 5% payment ($307,300) 
Effective Dev. Cost $1,378,000 


Effective Cost/Unit Type 


2 Bedroom Unit $57,629 
1 Bedroom Unit $34,450 


Cost of Ownership with Developer Subsidy: 
2 Bedroom Unit 


Average Sales Price $57,629 
Down Payment @ 10% (SSe763) 
$51,866 mortgage amount 


Annual Mortgage Payment: 


12% mortgage for 30 yrs. on $51,866 = $533.70/month principal & 
interest 


$6,404.43 per annum 


Annual Real Estate Taxes 


Sales price at current City of Boston Rate 
of $17 per $1,000 


SETHE) EMU) o¢ Sly an SEG) 7/1 


Annual Common Area Charges (unchanged) = $444.50 
Utilities not included in Common Area Charges (unchanged) = $1,200 


Total Annual Cost of Ownership (before tax) = $9,028.64 


Total Monthly Cost of Ownership (before tax) = $752.39 


Minimum Income Required to Service Mortgage @ 28% of Income 
applied to principal and interest payments. 


$6,404.43 = .28 = $22,873 per annum 
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1 Bedroom Unit 


Average Sales Price $34,450 
Down Payment @ 10% ($3,445) 
$31,000 mortgage amount 


Annual Mortgage Payment: 


12% mortgage for 30 yrs. on $31,000 = $319.00/month principal «& 
interest 


$6,404.43 per annum 


Annual Real Estate Taxes 


Sales price at current City of Boston Rate 
of $17 per $1,000 


$34,450 + $1,000 x $17 = $585.65 per annum 
Annual Common Area Charges (unchanged) = S222225 per annum 
Utilities not included in Common Area Charges (unchanged) = $900 per 


annum 


Total Annual Cost of Ownership (before tax) = $5,535.90 


Total Monthly Cost of Ownership (before tax) = $461.33 


Minimum Income Required to Service Mortgage @ 28% of Income 
applied to principal and interest payments. 


$3,828 = .28 = $13,762 
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BUILDING 58 
OFFICE COMPONENT 


Office Component - 71,600 sq. ft. available for office use with 
National Park Service requiring approximately 
16,000 sq. ft. for rope walk museum. Developer 
to complete improvements for NPS at no cost to 
NPS. Developer also to pay BRA five percent 
(5%) of gross sales toward subsidizing cost of 
Housing Component. 


Construction Costs: 


Office Space: 55,6002 @ $65 psf = $3,614,000 
NPS Museum Space: 16,000% @ $30 psf = 480,000 
Landscaping L/S 100,000 
Utility backcharges L/S 50,000 
Contingency @ 5% const. costs 212,000 
Building Permit 44,500 


TOTAL CONSTRUCTION COSTS $4,500,500 


Related Costs: 


Architect/Engineering $125,000 
Engineering Analysis/ : 
Code Consultant 5,000 
Printing of Documents 5,000 
Inspection & Testing 3,000 
Builders Risk Insur. 5,000 
Legal 

Condo Documents $7,000 


Acquisition & 
Loan Negotiations 10,000 


Condo Closings 15,000 
Total Legal 32,000 
Condo Recording Drawing L/S 10,000 
Condo Recording Costs to 
City of Boston 14,000 
Closing Cost Paid by Seller 8,500 
Marketing 
Advertising L/S $30,000 
Printing of 
Brochures etc. 5,000 
Sales Commissions 
@ 3% 185,000 “ 
Total Marketing 220,000 
Project Administration L/S 100,000 


TOTAL RELATED COSTS $527,500 
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BUILDING 58 
OFFICE COMPONENT 


Financing Costs: 


Construction Loan Amount of $4,500,000 at interest rate 
of 12%. 


Construction Period of twelve (12) months including 
purchaser space completion. 


Construction Loan Interest 
$477500),000) x 212°). 55= $270,000 
Construction Loan Commitment Fee 


$4,500,000 x .005 = $22,500 
TOTAL FINANCING COSTS $292,500 


Payment to BRA @ 5% sales price to subsidize housing 
component of Building #58. 


$6,143,800 x .05 = $307,200 


. TOTAL DEVELOPMENT COSTS $5,627,700 


Sales Revenues from Sale of Condominium Office Space 


Available Area for Sale: 
55,600 sq. ft. @ 85% efficiency: 47,260 nsf 


Sales Price @ $130/nsf: 
47,260 x $130 = $6,143,800 total sales revenues 
PROJECT REVENUES $6,143,800 
PROJECT COSTS ($5,627,700) 


NET PROFIT BEFORE TAXES $516,100 


Operating Proformas HARBOK SIDE PLACE 960000 GSF/800000 NRA 


Harbor Side Place 1991 1992 1993 
RENTAL INCOME: 
RETAIL 80000SF @30/SF 80000 30 2400000 2400000 2400000 
OFFICE 720000SF $30/SF 720000 30 21600000 21600000 21600000 
PARKING 1300SP @150/SP 1300 1800 2340000 2340000 2340000 
VACANCY 5% 0.05 -1317000 -1317000 -1317000 
RENTAL INCOME 800000 25317000 25317000 25317000 
960000 
OFFICE EXPENSES: 
REPAIR & MAINTENANCE 0.50 400000 420000 441000 
PAYROLL 0.50 400000 420000 441000 
COMMON CHARGES _ 0.25 200000 210000 220500 
SECURITY 0.75 600000 630000 661500 
FUEL 0.30 240000 252000 264600 
ELECTRICITY 0.80 640000 672000 705600 
MANAGEMENT FEE 1.20 960000 1008000 1058400 
MISCELLANEOUS 0.20 160000 168000 176400 
INSURANCE 0.25 200000 210000 220500 
CLEANING 0.75 600000 630000 661500 
TOTAL OFFICE OP. EXPENSES 5.50 4400000 4620000 4851000 
BUILDING OP. EXP. CONTRIBU 5.50 4400000 4400000 4400000 
PROJECTED ESCALATOR CONTR. 220000 
FOR OPERATING EXP. 
PROFESSIONAL FEES 0.25 200000 210000 220500 
BASE RENT 0.50 400000 420000 441000 
LINKAGE 4800000 400000 400000 400000 
TAXES 2.25 1800000 1800000 1800000 
TOTAL EXPENSES 7200000 7450000 7492500 
NET INCOME BEFORE BEFORE DEBT SERVICE 18117000 17867000 17824500 
PERCENTAGE RENT 258229 220729 214354 
INTEREST $140000000 @ 12% 139535958 0.12 16395475 16395475 16395475 
DEPRECIATION 136475936 7581996 7581996 7581996 
AMORTTI ZATION 4695000 972333 972333 972333 
TAXABLE INCOME -7091034 -7303534 -7339659 
CASH FLOW 1463296 1250796 1214671 
WORKING CAPITAL RESERVE 29266 30729 32266 
NET CASH FLOW 1434030 1220067 1182405 
EQUITY PARTICIPATION 9634978 
RETURN ON EQUITY 15 a3 2 


RETURN ON TOTAL PROJECT COST 1 1 1 
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Development Budget 
Harbor Side Place 


DIRECT COSTS: 


SITE WORK 

BUILDING SUBSTRUCTURE 
CONCRETE 

MASONRY 

METALS 

CARPENTRY & MILLWORK 
THERMAL & MOISTURE PROT 
DOORS & WINDOWS 
FINISHES 

SPECIALTIES 
EQUIPMENT 
FURNISHINGS 
CONVEYING SYSTEMS 
MECHANICAL 
ELECTRICAL 

CONST MGR FEE 
GENERAL CONDITIONS 
CONST CONTINGENCY 
TENANT FINISH 


TOTAL DIRECT 


INDIRECT COSTS: 


REAL ESTATE TAXES 
GROUND LEASE 
CONSTRUCTION INTEREST 
LENDERS COUNSEL 
RECORDING DOCUMENT 
TITLE INSURANCE 
FINANCING FEES 
DEVELOPERS' COUNSEL 
ACCOUNTING 

PROJECT ADMINISTRATION 
BUILDERS RISK INSURANCE 
CONSTRUCTION CONSULTANT 
ARCHITECT/ ENGINEERING 
TELECOMM. CONSULTANT 
CONTINGENCY 

LEASE-UP DEFICIT 
MARKETING 

BROKERAGE FEES 
BUILDING PERMIT 


TOTAL INDIRECT 


TOIAL COSTS 


ITC-25% 


TOTAL CAP AMORT. EXPENSE OTHER 
J ee ee 
3468000 3468000 
2610000 2610000 
25027000 25027000 
4545700 4545700 
13244300 13244300 
719300 719300 
3561200 3561200 
5686300 5686300 
3151100 3151100 
551700 551700 
590000 590000 
224500 224500 
356000 356000 
10237500 10237500 
5567800 5567800 
2999900 2999900 
11276400 11276400 
4264200 4264200 
11878300 11878300 


109959200 109959200 0 0 


500000 500000 

0 0 
15000000 15000000 
100000 100000 
50000 50000 
130000 130000 


250000 250000 
500000 375000 125000 
50000 50000 


4398368 4398368 
100000 100000 
50000 50000 
4398368 4398368 
15000 15000 
500000 500000 


8000000 8000000 
250000 250000 
4320000 4320000 
600000 600000 
39211736 26516736 4695000 8000000 0 
149170936 136475936 4695000 8000000 0 


Botanical Garden: 


Assumptions 


1) Total Development Costs are projected at approximately 
$22,000,000 for a fully retrofitted building, exclusive of 
plant exhibits. 


2) Construction and permanent financing assume an IRB with 
an interest rate of 8% or less for 100% of Cost. 


3) Projecting attendance at approximately 700,000 people 
annually at $3.00 per person equals $2,100,000 in Income 
which supports the Debt Service. 


4) All Development Fees are shown as pro bono. There would 
be no Base Rent, Percentage Rent, Linkage Payments, or Real 
Estate Taxes paid to the City or the BRA. 


5) Annual Operating Costs would be the responsibility of 
the horticultural entity which would in effect be the 
tenant. These costs could be subsidized out of annual 
Linkage Payments generated by the other buildings presented 
in this proposal which are currently projected at 
approximately $6,120,000. 


6) No equity would be required. In fact, $2,640,900 is 
shown as available after financing to serve as an operating 
reserve for the first few years, or to pay for plant 
exhibits. 


‘atin vee? Laan 


*) uP te 


Operating Proformas 
Botanical Garden 


BOTANICAL 
GARDEN 30000 SF 


PARKING NONE 
ATTENDANCE 700000 @ $3/PERS 


RENTAL INCOME 


OFFICE EXPENSES: 
REPAIR & MAINTENANCE 
PAYROLL 
COMMON CHARGES 
SECURITY 


TOTAL OFFICE OP. EXPENSES 
BUILDING OP. EXP. CONTRIBU 


PROFESSIONAL FEES 
BASE RENT 
LINKAGE 

TAXES 


TOTAL EXPENSES 


. Oe 270 (OTe 
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0.00 
0.00 


NET INCOME BEFORE BEFORE DEBT SERVICE 


PERCENTAGE RENT 
INTEREST $22000000 @ 8% 
DEPRECIATION 
AMORTIZATION 

TAXABLE INCOME 


CASH FLOW 
WORKING CAPITAL RESERVE 


NET CASH FLOW 


EQUITY PARTICIPATION 


21875000 
19196600 
37500 


700000.00 


0.08 


1991. 


noo 2 1993 

0 0 0 

0 0 0 

2100000 2205000 2315250 

2100000 2205000 2315250 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

0 0 0 

2100000 2205000 2315250 

0 0 0 

1750000 1750000 1750000 

1066478 1066478 1066478 

10833 10833 10833 

-727311 -622311 -512061 

350000 455000 565250 

52500 S5i25 57881 

297500 399875 507369 
-2640900 


— — 
7 7 
Lent Pay 
=’ ig (mA 
yx “re 
1a 
rd 
’ 
‘ 
PY “ = 
i 
J i 
ey, 
, 7 
aa mn 
$ ‘ri 
ee At 


ca 
ay aa, 
vs & Sar 


MA & 


Ilia) @ce 
wu 


re 


Development Budget DIRECT COSTS: TOTAL CAP AMORT. EXPENSE = OTHER 
Botanical carden;, Geeham |) 6. . fee | Of ® 4 Setar: --- eee 


SITE WORK 116000 116000 
BUILDING SUBSTRUCTURE 674400 674400 
CONCRETE 499500 499500 
MASONRY 50000 50000 
METALS 1460000 1460000 
CARPENTRY & MILLWORK 100000 100000 
THERMAL & MOISTURE PROT 64200 64200 
DOORS & WINDOWS 4920000 4920000 
FINISHES 200000 200000 
SPECIALTIES 100000 100000 
EQUIPMENT 1000000 1000000 
FURNISHINGS 50000 50000 
CONVEYING SYSTEMS 25000 25000 
MECHANICAL 2500000 2500000 
ELECTRICAL 1000000 1000000 
CONST MGR FEE 300000 300000 
GENERAL CONDITIONS 850000 850000 
CONST CONTINGENCY 500000 500000 
TENANT FINISH 2000000 2000000 


TOTAL DIRECT 16409100 16409100 0 0 


INDIRECT COSTS: 


REAL ESTATE TAXES 0 0 
GROUND LEASE 0 0 
CONSTRUCTION INTEREST 1000000 1000000 
LENDERS COUNSEL 50000 50000 
RECORDING DOCUMENT 15000 15000 
TITLE INSURANCE 15000 15000 
FINANCING FEES 25000 25000 
DEVELOPERS* COUNSEL 50000 37500 12500 
ACCOUNTING 25000 25000 
PROJECT ADMINISTRATION 300000 300000 
BUILDERS RISK INSURANCE 35000 35000 
CONSTRUCTION CONSULTANT 10000 10000 
ARCHITECT/ ENGINEERING 600000 600000 
TELECOMM. CONSULTANT 0 0 
CONTINGENCY 400000 400000 
LEASE-UP DEFICIT 0 0 
MARKETING 200000 200000 
BROKERAGE FEES 0 0 
BUILDING PERMIT 100000 100000 
TOTAL INDIRECT 2825000 2787500 37500 0 0 
TOTAL COSTS 19234100 19196600 37500 0 0 


I'TC-25% 0 0 


SECTION NO 


Financial 
Commitments | 


Section 7.0 Financial Commitments 


The financial institutions currently involved in Shipyard Quarters and Constitution 
Office Park (Buildings 149 and 199) have expressed a desire to provide financing for 
future buildings developed by Immobiliare-Congress Ventures in The Navy Yard. These 
institutions include the Bank of New England, Chase Manhatten, North Carolina 
National Bank and Mitsubishi, N.A. 
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BOSTON PUBLIC LIBRARY 
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